NEGATIVE DECLARATION & NOTICE OF DETERMINATION

SAN Luis OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 OS0S STREET ¢+ ROOM 200 ¢ SAN Luis OBISPO *+ CALIFORNIA 93408 + (805) 781-5600

Promoting the Wise Use of Land ¢ Helping to Build Great Communities

ENVIRONMENTAL DETERMINATION NO. ED11-189 DATE: September 27, 2012

PROJECT/ENTITLEMENT: Brown Parcel Map  (SUB2011-00030 CO011-0112)

APPLICANT NAME:  Michelle Brown
ADDRESS: 3725 Alisos Road, Arroyo Grande, CA 93420
CONTACT PERSON:  William R. Dyer, Civil Engineer Telephone: 805-481-1223

PROPOSED USES/INTENT: Request by Michelle Brown for a tentative parcel map (CO 11-0112) to
subdivide an existing 200 acre parcel into two parcels of 80 and 120 acres each for the purpose of sale
and/or development. The project will result in disturbance as the parcels are developed. The proposed
project is within the Rural Lands land use category.

LOCATION: The project is located at 3725 Alisos Road, approximately three miles southeast of the City
of Arroyo Grande. The site is in the Huasna-Lopez planning area.

LEAD AGENCY: County of San Luis Obispo
Dept of Planning & Building
976 Osos Street, Rm. 200
San Luis Obispo, CA 93408-2040

Website: http://Iwww.sloplanning.org
OTHER POTENTIAL PERMITTING AGENCIES: None
STATE CLEARINGHOUSE REVIEW: YES [ ] NO [X]

ADDITIONAL INFORMATION: Additional information pertaining to this environmental
Determination may be obtained by contacting the above Lead Agency address of (805)781-5600.

COUNTY “REQUEST FOR REVIEW” PERIOD ENDS AT ...ccccoceeveviverninnnns 4:30 p.m., October 11, 2012
20-DAY PUBLIC REVIEW PERIOD begins at the time of public notification

Notice of Determination State Clearinghouse No. N/A
This is to advise that the San Luis Obispo County as [] Lead Agency
[_] Responsible Agency approved/denied the above described project on , and

has made the following determinations regarding the above described project:

The project will not have a significant effect on the environment. A Negative Declaration was prepared for this project
pursuant to the provisions of CEQA. Mitigation measures and monitoring were made a condition of approval of the
project. A Statement of Overriding Considerations was not adopted for this project. Findings were made pursuant to the
provisions of CEQA.

This is to certify that the Negative Declaration with comments and responses and record of project approval is
available to the General Public at the ‘Lead Agency’ address above.

Stephanie Fuhs County of San Luis Obispo

Signature Project Manager Name Date Public Agency




Initial Study Summary — Environmental Checklist

SAN Luis OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 OS0S STREET * ROOM 200 + SAN Luis OBISPO + CALIFORNIA 93408 + (805) 781-5600
Promoting the Wise Use of Land ¢ Helping to Build Great Communities

(ver 5.0)using Farm

Project Title & No. Brown Parcel Map  ED11-189 (SUB2011-00030 CO011-0112)

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a
"Potentially Significant Impact" for at least one of the environmental factors checked below. Please
refer to the attached pages for discussion on mitigation measures or project revisions to either reduce
these impacts to less than significant levels or require further study.

D4 Aesthetics 4 Geology and Soils <] Recreation

W Agricultural Resources X] Hazards/Hazardous Materials | Transportation/Circulation
Air Quality [ Noise [] wastewater

Biological Resources [] Population/Housing <] Water /Hydrology

[] Cultural Resources [X] Public Services/Utilities [] Land Use

DETERMINATION: (To be completed by the Lead Agency)

On the basis of this initial evaluation, the Environmental Coordinator finds that:

] The proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

X Although the proposed project could have a significant effect on the environment, there will not
be a significant effect in this case because revisions in the project have been made by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be
prepared.

] The proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

[] The proposed project MAY have a "potentially significant impact" or "potentially significant
unless mitigated" impact on the environment, but at least one effect 1) has been adequately
analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as described on attached
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the
effects that remain to be addressed.

] Although the proposed project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
mitigation measures that are imposed.upon {he propo&d project, nothing further is required.

Stephanie Fuhs )1,,1) Lﬁ{,u;{ 4/3 Lblx C[//Q 2~

Prepared by (Print) dnhture Date
Ellen Carroll, _

Steve McMasters 7{/%..1 é—-—-—-—H Environmental Coordinator ?/f 3/’ 2—

Reviewed by (Print) Flgna{ure (for) I Date
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Project Environmental Analysis

The County's environmental review process incorporates all of the requirements for
completing the Initial Study as required by the California Environmental Quality Act (CEQA) and the
CEQA Guidelines. The Initial Study includes staff's on-site inspection of the project site and
surroundings and a detailed review of the information in the file for the project. In addition, available
background information is reviewed for each project. Relevant information regarding soil types and
characteristics, geologic information, significant vegetation and/or wildlife resources, water
availability, wastewater disposal services, existing land uses and surrounding land use categories
and other information relevant to the environmental review process are evaluated for each project.
Exhibit A includes the references used, as well as the agencies or groups that were contacted as a
part of the Initial Study. The County Planning Department uses the checklist to summarize the
results of the research accomplished during the initial environmental review of the project.

Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo
Environmental Division, Rm. 200, County Government Center, San Luis Obispo, CA, 93408-2040 or
call (805) 781-5600.

A. PROJECT

DESCRIPTION: Request by Michelle Brown for a tentative parcel map (CO 11-0112) to subdivide an
existing 200 acre parcel into two parcels of 80 and 120 acres each for the purpose of sale and/or
development. The project will result in disturbance as the parcels are developed. The proposed
project is within the Rural Lands land use category. The project is located at 3725 Alisos Road,
(approximately 1,100 feet west of Alisos Rd.), approximately three miles southeast of the City of
Arroyo Grande. The site is in the Huasna-Lopez planning area.

Currently, proposed Parcel 2 (approximately 121 acres) is developed with a primary residence, two
mobile homes, barn, storage building and horse arena. No new residences would be allowed without
qualifying for additional farm support quarters; however, additional accessory structures could be built
on this parcel. Proposed Parcel 1 (80 acres) is undeveloped and could be developed with two
primary residences, accessory structures and other uses allowed in the Rural Lands land use
category.

ASSESSOR PARCEL NUMBER(S): 047-031-023, -024

Latitude: 35 degrees 9' 20" N Longitude: 120 degrees 31" 3"W SUPERVISORIAL DISTRICT # 4

B. EXISTING SETTING

PLANNING AREA: Huasna-Lopez VEGETATION: Coast Live Oak (Quercus
LAND USE CATEGORY: Rural Lands, rural :g::jg's'a) grasses,
COMBINING DESIGNATION(S): None

PARCEL SIZE: 200 acres
TOPOGRAPHY: Gently sloping
to moderately sloping
EXISTING USES: Horse ranch, existing single family residences, barns

SURROUNDING LAND USE CATEGORIES AND USES:

North: Agriculture; agricultural uses, Tract 2408 East: Agriculture; undeveloped and agriculture
agricultural cluster subdivision
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South: Residential Rural: residential West: Residential Rural; residential

C. ENVIRONMENTAL ANALYSIS

During the Initial Study process, several issues were identified as having potentially significant
environmental effects (see following Initial Study). Those potentially significant items associated with
the proposed uses can be minimized to less than significant levels.
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COUNTY OF SAN LUIS OBISPO
INITIAL STUDY CHECKLIST

1. AESTHETICS Potentially = Impactcan Insignificant Not
J . Significant & will be Impact Applicable
Will the project: mitigated
a) Create an aesthetically incompatible Il [] 4 i

site open to public view?

b) Introduce a use within a scenic view
open to public view?

X OX O
N

¢) Change the visual character of an area?

d) Create glare or night lighting, which
may affect surrounding areas?

[
X
[]

O OO O

e) Impact unique geological or physical
features?

f) Other: [] [] i

Setting. The project site is located at the end of Alisos Road, a local road off of Huasna Road.
Development on the site consists of three residences, a barn, accessory structures and a horse
arena, all on proposed Parcel 2. Proposed Parcel 1 is currently undeveloped. With the subdivision,
additional development on Parcel 2 would be limited to accessory structures. On Parcel 1, two
primary residences and accessory structures could be constructed.

]

Topography of the site is gently sloping to moderately sloping to the east. Proposed parcel 1 and the
majority of parcel 2 are not visible from public viewpoints. The area above the existing 560-foot
contour line could be visible from public roads such as Huasna Road and Branch Mill Road. Building
envelopes are proposed for parcel 1 to limit disturbance and vegetation removal.

Impact. Development on proposed parcel 1 would not be visible from public viewpoints due to
topography, vegetation and existing development on adjacent parcels. No additional development is
allowed on parcel 2 with the exception of accessory structures. If located above (to the north of) the
520-foot contour line, development could be visible.

The project will subdivide an existing 200-acre parcel into two parcels of 80 and 120 acres each. The
project has the potential to result in visual impacts as seen from public areas by introducing night
lighting to a rural area.

Mitigation/Conclusion. Due to topography, vegetation cover and the potential for visual impacts, it is
recommended that development on parcel 2 be limited to the area below (to the south of) the existing
520-foot contour line. In addition, limiting night lighting so that it is directed down and into the
development with no direct light visible from surrounding public roads. Please refer to Exhibit B —
Mitigation Summary Table for a detailed list of required mitigation measures. Incorporation of these
measures will reduce impacts to less than significant levels.
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2. AGRICULTURAL RESOURCES Potentially Impactcan Insignificant Not

5 e Significant & will be Impact Applicable
Will the project: . mitigated ¥ oo
a) Convert prime agricultural land, per [] [] [] X

NRCS soil classification, to non-
agricultural use?

b) Convert Prime Farmland, Unique
Farmland, or Farmland of Statewide
Importance to non-agricultural use?

X

c) Impair agricultural use of other property
or result in conversion to other uses?

d) Conflict with existing zoning for
agricultural use, or Williamson Act
program?

e) Other:

0 O R (O

L]
L]
]
L]

0 X X [0
L L i

Setting. Project Elements. The following area-specific elements relate to the property's importance
for agricultural production:

Land Use Cateqory: Rural Historic/Existing Commercial Crops: None

State Classification: Not prime farmland In Aaricultural Preserve? Yes, AG Valley

Under Williamson Act contract? No

The soil type(s) and characteristics on the subject property include:

Briones loamy sand (15 - 50 % slope). This moderately to steeply sloping sandy soil is considered
moderately drained. The soil has low erodibility and low shrink-swell characteristics, as well as
having potential septic system constraints due to: poor filtering capabilities, steep slopes,
shallow depth to bedrock. The soil is considered Class VIl without irrigation and Class is not
rated when irrigated.

Briones-Tierra complex, (15 - 50% slope ).

Briones. This moderately to steeply sloping sandy soil is considered moderately drained. The
soil has low erodibility and low shrink-swell characteristics, as well as having potential septic
system constraints due to: poor filtering capabilities, steep slopes, shallow depth to bedrock.
The soil is considered Class VII without irrigation and Class is not rated when irrigated.

Tierra. This moderately to steeply sloping soil is considered very poorly drained. The soil has
moderate erodibility and low shrink-swell characteristics, as well as having potential septic
system constraints due to: steep slopes, slow percolation. The soil is considered Class VIl
without irrigation and Class is not rated when irrigated.

Lopez very shaly clay loam (30 - 75% slope). This steeply to very steeply sloping, shallow gravelly
fine loamy soil is considered very poorly drained. The soil has low erodibility and low shrink-
swell characteristics, as well as having potential septic system constraints due to: shallow depth
to bedrock. The soil is considered Class VII without irrigation and Class is not rated when
irrigated.
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The site is located in the Rural Lands category with properties zoned Agriculture to the south and
east. The property to the south has row crops located on the flat portion of the site with no other
agricultural use on the steep portion of the site adjacent to the subject parcel. The row crops are
located over 1,000 feet from the building sites on parcel 1. To the east, the property is part of the
Talley Farms agricultural subdivision (Tract 2408). The portion of this subdivision that abuts the
subject property is the residential parcels and open space parcel that is not farmed. The area of Tract
2408 that is in agricultural production is located along Lopez Drive and is over 2,400 feet from the
parcel line of parcel 2.

Impact. No impacts to agricultural resources are expected.

Mitigation/Conclusion. No significant issues are anticipated and no mitigation measures are
considered necessary.

3. AIR QUALITY Potentially Impact can Insignificant Not
s Will th iect: Significant & will be Impact Applicable
ill the project: mitigated
a) Violate any state or federal ambient air [:] D @ D

quality standard, or exceed air quality
emission thresholds as established by
County Air Pollution Control District?

b) Expose any sensitive receptor to
substantial air pollutant
concentrations?

X
X O

c) Create or subject individuals to
objectionable odors?

d) Be inconsistent with the District’s Clean
Air Plan?

D LI B0

B Bl g
X

I8 [ I B

e) Resultin a cumulatively considerable
net increase of any criteria pollutant
either considered in non-attainment
under applicable state or federal
ambient air quality standards that are
due to increased energy use or traffic
generation, or intensified land use

X

change?
GREENHOUSE GASES
f) Generate greenhouse gas emissions, 7
either directly or indirectly, that may [:I D X D
have a significant impact on the
environment?
g) Conflict with an applicable plan, policy [] [] <] []

or regulation adopted for the purpose
of reducing the emissions of
greenhouse gases?

h) Other: [] [] |:| D
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Setting. The Air Pollution Control District (APCD) has developed the 2009 CEQA Air Quality
Handbook to evaluate project specific impacts and help determine if air quality mitigation measures
are needed, or if potentially significant impacts could result. To evaluate long-term emissions,
cumulative effects, and establish countywide programs to reach acceptable air quality levels, a Clean
Air Plan has been adopted (prepared by APCD).

Greenhouse Gas (GHG) Emissions are said to result in an increase in the earth’s average surface
temperature. This is commonly referred to as global warming. The rise in global temperature is
associated with long-term changes in precipitation, temperature, wind patterns, and other elements of
the earth’s climate system. This is also known as climate change. These changes are now thought to
be broadly attributed to GHG emissions, particularly those emissions that result from the human
production and use of fossil fuels.

The passage of AB32, the California Global Warming Solutions Act (2006), recognized the need to
reduce GHG emissions and set the greenhouse gas emissions reduction goal for the State of
California into law. The law required that by 2020, State emissions must be reduced to 1990 levels.
This is to be accomplished by reducing greenhouse gas emissions from significant sources via
regulation, market mechanisms, and other actions. Subsequent legislation (e.g., SB97-Greenhouse
Gas Emissions bill) directed the California Air Resources Board (CARB) to develop statewide
thresholds.

In March 2012, the San Luis Obispo County Air Pollution Control District (APCD) approved thresholds
for GHG emission impacts, and these thresholds have been incorporated the APCD's CEQA Air
Quality Handbook. APCD determined that a tiered process for residential / commercial land use
projects was the most appropriate and effective approach for assessing the GHG emission impacts.
The tiered approach includes three methods, any of which can be used for any given project:

1. Qualitative GHG Reduction Strategies (e.g. Climate Action Plans): A qualitative threshold that
is consistent with AB 32 Scoping Plan measures and goals; or,

2. Bright-Line Threshold: Numerical value to determine the significance of a project's annual
GHG emissions; or,

3. Efficiency-Based Threshold: Assesses the GHG impacts of a project on an emissions per
capita basis.

For most projects the Bright-Line Threshold of 1,150 Metric Tons CO2/year (MT COZ2e/yr) will be the
most applicable threshold. In addition to the residential/commercial threshold options proposed
above, a bright-line numerical value threshold of 10,000 MT CO2e/yr was adopted for stationary
source (industrial) projects.

It should be noted that projects that generate less than the above mentioned thresholds will also
participate in emission reductions because air emissions, including GHGs, are under the purview of
the California Air Resources Board (or other regulatory agencies) and will be “regulated” either by
CARB, the Federal Government, or other entities. For example, new vehicles will be subject to
increased fuel economy standards and emission reductions, large and small appliances will be
subject to more strict emissions standards, and energy delivered to consumers will increasingly come
from renewable sources. Other programs that are intended to reduce the overall GHG emissions
include Low Carbon Fuel Standards, Renewable Portfolio standards and the Clean Car standards. As
a result, even the emissions that result from projects that produce fewer emissions than the threshold
will be subject to emission reductions.

Under CEQA, an individual project's GHG emissions will generally not result in direct significant
impacts. This is because the climate change issue is global in nature. However, an individual project
could be found to contribute to a potentially significant cumulative impact. Projects that have GHG
emissions above the noted thresholds may be considered cumulatively considerable and require
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mitigation.

Impact. As proposed, the project will result in disturbance as the parcels are developed. This will
result in the creation of construction dust, as well as short- and long-term vehicle emissions. Based
on Table 1-1 of the CEQA Air Quality Handbook, the project will result in less than 10 Ibs./day of
pollutants, which is below thresholds warranting any mitigation. The project is consistent with the
general level of development anticipated and projected in the Clean Air Plan. No significant air quality
impacts are expected to occur.

This project is a subdivision of a 200 acre parcel into two parcels of 80 and 120 acres each. Using
the GHG threshold information described in the Setting section, the project is expected to generate
less than the Bright-Line Threshold of 1,150 metric tons of GHG emissions. Therefore, the project’s
potential direct and cumulative GHG emissions are found to be less significant and less than a
cumulatively considerable contribution to GHG emissions. Section 15064(h)(2) of the CEQA
Guidelines provide guidance on how to evaluate cumulative impacts. If it is shown that an
incremental contribution to a cumulative impact, such as global climate change, is not ‘cumulatively
considerable’, no mitigation is required. Because this project's emissions fall under the threshold, no
mitigation is required.

The proposed project is within close proximity (0.57 miles west) to serpentine rock and/or soil
formation, which has the potential to contain naturally occurring asbestos. The applicant is required to
contact the APCD to identify requirements associated with the potential for presence of asbestos in
the soil. Also, to ensure that naturally- occurring asbestos is not released into the air during grading
and site disturbance activities associated with the proposed project, the applicant is required to
conduct a geologic investigation to determine if asbestos is present, or provide a waiver of these
requirements from the APCD. If asbestos is present, the applicant would comply with Asbestos Air
Toxin Control Measures for Construction, Grading, Quarrying, and Surface Mining Operations. These
requirements include, but are not limited to implementation of an Asbestos Dust Mitigation Plan and
an Asbestos Health and Safety Program.

Mitigation/Conclusion. The project will be subject to standard dust control measures as
recommended by the Air Pollution Control District. These measures include, but are not limited to, the

following:

. Reducing the amount of disturbed area when possible.

. Using water trucks and sprinkler systems to prevent dust from leaving the site.
. Dirt stockpiles sprayed daily and as needed.

. Driveways and sidewalks paved as soon as possible.

In addition, the project will be subject to residential wood combustion and naturally occurring asbestos
standards as recommended by the APCD. Please refer to Exhibit B — Mitigation Summary Table for a
detailed list of required mitigation measures. Incorporation of these measures will reduce impacts to
less than significant levels.

4. BIOLOGICAL RESOURCES Potentially  Impactcan Insignificant Not

y : Significant & will be Impact Applicable
Will the project: 4 mitigated 2 i
a) Resultin a loss of unique or special [] [] X []
status species* or their habitats?
b) Reduce the extent, diversity or quality [] [] X (]

of native or other important vegetation?
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4. BIOLOGICAL RESOURCES Potentially Impactcan Insignificant Not

: 2 Significant & will b Impact Applicabl
Will the project: MR m;.:;;;at:d RAk PP »
c) Impact wetland or riparian habitat? (] (] X ]
d) Interfere with the movement of resident ] X (] []

or migratory fish or wildlife species, or
factors, which could hinder the normal
activities of wildlife?

e) Conflict with any regional plans or ] (] D [E
policies to protect sensitive species, or

regulations of the California
Department of Fish & Game or U.S. Fish
& Wildlife Service?

f) Other: [] [] [] []

* Species - as defined in Section15380 of the CEQA Guidelines, which includes all plant and wildlife species that
fall under the category of rare, threatened or endangered, as described in this section.

Setting. The following are existing elements on or near the proposed project relating to potential
biological concerns:

On-site Vegetation: Coast Live Oak (Quercus agrifolia), grasses, shrubs

Name and distance from blue line creek(s): An unnamed “blue line” tributary runs along the access
easement to the property

Habitat(s): Coastal Oak Woodland

Site's tree canopy coverage: Approximately <10% (scattered).

The Natural Diversity Database (or other biological references) identified the following species
potentially existing within approximately one mile of the proposed project:

Vegetation
Leafy tarplant (Deinandra increscens ssp. foliosa) List 1B

Leafy tarplant (Deinandra increscens spp. foliosa) has been found about 0.96 miles to the
north. This perennial herb is generally found in valley and foothill grassland areas between
the 300 and 500-meter elevation (985 to 1,640 feet). It has a blooming period of June-
September. Leafy tarplant is considered rare by CNPS (List 1B, RED 2-2-3).

Pismo clarkia (Clarkia speciosa ssp. immaculate) FE, SR, List 1B

Pismo clarkia (Clarkia speciosa ssp. immaculate) has been found about 0.31 miles to the
west. This annual herb occurs on low, sandy hills (up to the 185 meter (600-foot) elevation)
from Pismo to Edna Valley. Pismo clarkia populations are found in valley and foothill
grasslands, and in the margins between chaparral and oak woodland communities near the
coast. This species is listed as Federally endangered, State rare, and extremely rare by
CNPS (List 1B, RED 3-3-3).

Santa Margarita manzanita (Arctostaphylos pilosula ssp. pilosula) List 1B

Santa Margarita manzanita (Arctostaphylos pilosula ssp. pilosula) has been found about 0.11
miles to the north. This evergreen shrub is found on shale soils in closed-cone coniferous
forest, chaparral; and cismontane woodland areas between the 170 and 1,100-meter
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elevations (555 to 3,600 feet). The typical blooming period is December-March. Santa
Margarita manzanita is considered rare by CNPS (List 1B, RED 3-2-3).

Wildlife
California red-legged frog (Rana aurora draytonii) FT

California red-legged frogs (Rana aurora draytonii) has been found about 0.38 miles to the
northwest. California red-legged frog is listed as federally threatened, and considered a
California Special Concern species by the CDFG (CDFG, 2002). They historically have
ranged from Marin County southward to northern Baja California. Presently, Monterey, San
Luis Obispo, and Santa Barbara counties support the largest remaining California red-legged
frog populations within the state. The California red-legged frog is a large (85-138 millimeters)
reddish-brown frog with variable red pigment on the ventral surfaces. Riparian habitat
degradation, urbanization, predation by bullfrogs, and historic market harvesting have all
reportedly contributed to population declines in this species.

The species occurs in varied habitats during its life cycle. Breeding areas include lagoons,
streams and ponds, including siltation and irrigation ponds. California red-legged frogs
typically breed from January to July, with peak breeding occurring in February. Juvenile frogs
are found in open, shallow aquatic habitats containing dense emergent vegetation.

Adult California red-legged frogs prefer aquatic habitats with little or no flow, the presence of
surface water to at least early June, surface water depths to at least 0.7 meter (2.3 feet), and
the presence of fairly sturdy underwater supports such as cattails. The largest densities of
California red-legged frogs are typically associated with dense stands of overhanging willows
and an intermixed fringe of sturdy emergent vegetation. Although the species can inhabit
ephemeral streams or ponds, populations probably cannot be maintained in ephemeral
streams in which all surface water disappears. Adult California red-legged frogs are primarily
nocturnal, although metamorphs and juveniles are known to be active during the day and
night.

Habitat
Coastal Oak Woodland

Coast live oak woodlands total approximately 85,000 acres within the County of San Luis
Obispo. They are generally common in coast ranges within the valley bottoms as well as on
slopes, and are dominated by the evergreen tree species coast live oak (Quercus agrifolia),
which usually occurs in pure stands. Coast live oak woodlands typically do not form a
continuous belt, but rather, occur as a mosaic closely associated with communities such as
coastal scrub, chaparral and non-native grassland. Where coast live oak woodland integrates
into other plant communities, the understory becomes highly variable. Characteristic species
include Pacific madrone (Arbutus menziesii), coulter pine (Pinus coulteri), coast live oak
(Quercus agrifolia), poison oak, and California Bay (Umbellularia californica).

The applicant has proposed building envelopes for the disturbed areas of the site that comprise
approximately 20 acres of the 80 acre site.

Disturbed annual grassland habitat occurs on the project site, which is considered suitable habitat for
Pismo Clarkia. A biological survey was conducted for the proposed project (Mike McGovern;
May/June 2012). Field visits were performed in March, May and June. No Pismo clarkia or other
special-status plant species were discovered on the project site during floristic survey.

There is an unnamed tributary that runs through the access easement to the project site. The
tributary is approximately 580 feet south of the property line for proposed parcel 1.
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Impact. According to the biological report prepared for the property, the project site does not support
any sensitive native vegetation, significant wildlife habitats, or special status species. Additional
grading activities associated with scraping, grading and recompaction of existing access roads and
building pads could result in impacts to the root zones of approximately 12 coast live oak trees. The
building area within the disturbed area will avoid removal of any oak trees. Nesting birds may be
disturbed by vegetation removal, disruptive construction equipment noise, and increased human
activity near nesting areas. Fish and Game Code 3503 protects birds, their eggs and nests from
disturbance or destruction from construction activities.

Mitigation/Conclusion. To mitigate for future impacts to coast live oak trees associated with future
development, the applicant has agreed to adopt conditions requiring that prior to development the
applicant would be required to submit a site plan showing the location and diameter of all coast live
oak trees within fifty feet of proposed grading and construction activities. All impacted trees shall be
replaced onsite at a 2:1 ratio. To avoid impacts to nesting birds, the applicant has agreed to avoid
removal of vegetation or any other ground disturbance between Februrary and September 15 to avoid
impacts to native breeding and nesting birds. If construction activities during this period cannot be
avoided, a county-approved biologist shall survey all breeding and nesting habitat on the site and
adjacent sites for breeding and/or nesting birds no more than two weeks prior to construction or site
disturbance activities. Results of the surveys shall be submitted to the Department of Fish and Game
(CDFG) for concurrence with the report. If nesting and/or breeding birds are found, appropriate
mitigation measures shall be developed in consultation with the CDFG and the applicant shall adhere
to these measures during all construction activities on the site.

5. CULTURAL RESOURCES Potentially Impactcan Insignificant Not
) Will th iect: Significant & will be Impact Applicable
ili the project: mitigated
a) Disturb archaeological resources? [] ] X []
b)  Disturb historical resources? [] [] ] []
c) Disturb paleontological resources? D D [Z] D
0 O O O O
her:

Setting. The project is located in an area historically occupied by the Obispeno Chumash. No
historic structures are present and no paleontological resources are known to exist in the area. The
project is within 300 feet of a blue line creek. Potential for the presence or regular activities of the
Native American increases in close proximity to reliable water sources.

Impact. The project is located in an area that would be considered culturally sensitive due to lack of
physical features typically associated with prehistoric occupation. A Phase | (surface) survey was
conducted (Singer and Associates, May 2012). No evidence of cultural materials was noted on the
property. Impacts to historical or paleontological resources are not expected.

Mitigation/Conclusion. No significant cultural resource impacts are expected to occur, and no
mitigation measures are necessary.
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6. GEOLOGY AND SOILS Potentially Impactcan Insignificant Not

; . s & will b .
Will the project: Significant m;;;:;at:d Impact Applicable
a) Resultin exposure to or production of |:| ] X []
unstable earth conditions, such as
landslides, earthquakes, liquefaction,
ground failure, land subsidence or
other similar hazards?
b) Be within a California Geological [] []
Survey “Alquist-Priolo” Earthquake D B]
Fault Zone”, or other known fault
zones*?
c) Resultin soil erosion, topographic ] ] (] []

changes, loss of topsoil or unstable soil
conditions from project-related
improvements, such as vegetation
removal, grading, excavation, or fill?

d) Include structures located on expansive
soils?

[]
]
[
X

e) Be inconsistent with the goals and
policies of the County’s Safety Element
relating to Geologic and Seismic
Hazards?

f) Preclude the future extraction of []
valuable mineral resources?

]
[]
X
[]

[]
X
[]

g) Other: []

L]
[]
]

* Per Division of Mines and Geology Special Publication #42
Setting. The following relates to the project's geologic aspects or conditions:
Topography: Gently sloping to moderately sloping
Within County’s Geologic Study Area?: No
Landslide Risk Potential: High
Liquefaction Potential: Low
Nearby potentially active faults?: No  Distance?

Area known to contain serpentine or ultramafic rock or soils?: Yes, Potentially — serpentine
outcrop within 1 mile

Shrink/Swell potential of soil: Negligible
Other notable geologic features? None

Impact. As proposed, the project will result in disturbance as the parcels are developed. There are
some concerns due to the soil being classified as having a high landslide potential.
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Mitigation/Conclusion. Grading permits for subsequent building at the site will include drainage
plans. In cases where more than one acre of disturbance is proposed, the applicant will have to
prepare a SWPPP. Also, because the soil surface has high landslide potential, a sedimentation and
erosion control plan will be necessary to address on and off-site impacts. There is no evidence that
measures above what will already be required by ordinance or codes are needed.

7. HAZARDS & HAZARDOUS Potentially Impact can  Insignificant Not
Significant & will b | Appli
MATERIALS - Will the project: 0 o g e Pplioakle
a) Create a hazard to the public or the [] (] X ]

environment through the routine
transport, use, or disposal of hazardous
materials?

b) Create a hazard to the public or the [] [] X ]
environment through reasonably
foreseeable upset and accident
conditions involving the release of
hazardous materials into the
environment?

c) Emit hazardous emissions or handle (] [] [] X
hazardous or acutely hazardous
materials, substances, or waste within
Y-mile of an existing or proposed
school?

d) Be located on, or adjacent to, a site
which is included on a list of hazardous D D D [E

material/waste sites compiled pursuant
to Gov’t Code 65962.5 (“Cortese List”),
and result in an adverse public health
condition?

e) Impair implementation or physically [ ] [ ] X []
interfere with an adopted emergency
response or evacuation plan?

f) If within the Airport Review designation, |:| D D @
or near a private airstrip, result in a
safety hazard for people residing or
working in the project area?

g) Increase fire hazard risk or expose
people or structures to high wildland
fire hazard conditions?

f) Other:
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Setting. The project is not located in an area of known hazardous material contamination. With
regards to potential fire hazards, the subject project is within the “High” Fire Hazard Severity Zone(s).
Based on the County’s fire response time map, it will take approximately 10-15 minutes to respond to
a call regarding fire or life safety. Refer to the Public Services section for further discussion on Fire
Safety impacts. The project is not within the Airport Review area. The project is not within the 100-
year Flood Hazard Combining designation (FH).

Impact. The project does not propose the use of hazardous materials, nor the generation of
hazardous wastes. The project does not present a significant fire safety risk. The project is not
expected to conflict with any regional emergency response or evacuation plan. Because the project is
located in the high fire severity zone, modification of vegetation within 100 feet of any buildings and
additional on-site water storage will be required in accordance with the fire safety letter dated April 3,
2012 from CalFire. Regarding cumulative effects, public facility (county) and school (State
Government Code 65995 et seq.) fee programs have been adopted to address this impact, and will
reduce the cumulative impacts to less than significant levels.

Mitigation/Conclusion. No measures beyond those required by ordinance or code are necessary.

Potentially Impact can  Insignificant Not
8. NOISE Significant & will be Impact Applicable
Will the project: mitigated
a) Expose people to noise levels that [] [] D X
exceed the County Noise Element
thresholds?

b) Generate permanent increases in the
ambient noise levels in the project
vicinity?

c¢) Cause a temporary or periodic increase
in ambient noise in the project vicinity?

X X

d) Expose people to severe noise or
vibration?

e) If located within the Airport Review
designation or adjacent to a private
airstrip, expose people residing or
working in the project area to severe
noise levels?

f) Other: [] []

I
O O od O
X
i S I R

[l

]

[]

Setting. The project is not within close proximity of loud noise sources, and will not conflict with any
sensitive noise receptors (e.g., residences). Based on the Noise Element's projected future noise
generation from known stationary and vehicle-generated noise sources, the project is within an
acceptable threshold area.

Impact. The project is not expected to generate loud noises, nor conflict with the surrounding uses.

Mitigation/Conclusion. No significant noise impacts are anticipated, and no mitigation measures are
necessary.
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9. POPULATION/HOUSING Potentially Impact can  Insignificant Not

; : Significant & will b l t Applicabl
Will the project: Igaincan mi";;at:d mpac pplicable
a) Induce substantial growth in an area D D x D

either directly (e.g., construct new
homes or businesses) or indirectly
(e.g., extension of major
infrastructure)?

b) Displace existing housing or people,
requiring construction of replacement
housing elsewhere?

c) Create the need for substantial new D []
housing in the area?

d) Other: [] []

X
[]

X

L]
L]

]

Setting In its efforts to provide for affordable housing, the county currently administers the Home
Investment Partnerships (HOME) Program and the Community Development Block Grant (CDBG)
program, which provides limited financing to projects relating to affordable housing throughout the
county. The County’s Inclusionary Housing Ordinance requires provision of new affordable housing in
conjunction with both residential and nonresidential development and subdivisions.

Impact. The project will not result in a need for a significant amount of new housing, and will not
displace existing housing.

Mitigation/Conclusion. No significant population and housing impacts are anticipated. The project
will mitigate its cumulative impact to the shortage of affordable housing stock by providing affordable
housing unit(s) either on-site and/or by payment of the in-lieu fee (residential projects), or housing
impact fee (commercial projects). No mitigation measures are necessary.

10. PUBLIC SERVICES/UTILITIES Potentially Impactcan Insignificant Not

Will the project have an effect upon, or Significant & will be Impact Applicable
result in the need for new or altered public mitigated
services in any of the following areas:

a)  Fire protection?

b)  Police protection (e.g., Sheriff, CHP)?
c) Schools?

d) Roads?

e) Solid Wastes?

f) Other public facilities?

LT E
DOOXKX KX
XXX OO
E0EY I 1] ([
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10. PUBLIC SERVICES/UTILITIES Potentially Impactcan Insignificant Not

Will the project have an effect upon, or Significant & will be Impact Applicable
result in the need for new or altered public mitigated
services in any of the following areas:

g)Other: |:| D [] []

Setting. The project area is served by the following public services/facilities:

Police: County Sheriff Location: City of Pismo Beach (Approximately 6.45 miles to the east)

Fire: Cal Fire (formerly CDF) Hazard Severity: Moderate Response Time: 10-15 minutes
Location: Approximately 6.7 miles to the east

School District: Lucia Mar Unified School District.

Impact. No significant project-specific impacts to utilities or public services were identified. This
project, along with others in the area, will have a cumulative effect on police/sheriff and fire protection,
and schools. The project's direct and cumulative impacts are within the general assumptions of
allowed use for the subject property that was used to estimate the fees in place.

Mitigation/Conclusion. Because the project is located in the high fire severity zone, modification of
vegetation within 100 feet of any buildings and additional on-site water storage will be required in
accordance with the fire safety letter dated April 3, 2012 from CalFire. Regarding cumulative effects,
public facility (county) and school (State Government Code 65995 et seq.) fee programs have been
adopted to address this impact, and will reduce the cumulative impacts to less than significant level.

Potentially  Impact can Insignificant Not
11. RECREATION Significant & will be Impact Applicable
Will the project: mitigated
a) Increase the use or demand for parks [] X [] []
or other recreation opportunities?
b)  Affect the access to trails, parks or [] ] [X] []

other recreation opportunities?

¢) Other ] [] [] L]

Setting. Based on the County Trails Map, the project is 0.50 miles to the east of the Arroyo Grande
Creek Trail. A referral was sent to the Parks Division of General Services. No mitigation measures
were recommended beyond a requirement for payment of quimby (parkland in-lieu) fees prior to map
recordation.

Impact. The proposed project will not create a significant need for additional park, Natural Area,
and/or recreational resources.

County of San Luis Obispo, Initial Study Page 16



Mitigation/Conclusion. Prior to map recordation, county ordinance requires the payment of a fee
(Quimby) for the improvement or development of neighborhood or community parks. The “Quimby”
fee will adequately mitigate the project’s impact on recreational facilities. No significant recreation
impacts are anticipated, and no additional mitigation measures are necessary.

12. TRANSPORTATION/CIRCULATION Potentially Impactcan Insignificant Not

Significant & will be Impact Applicable
Will the project: mitigated
a) Increase vehicle trips to local or areawide D [] [g ]

circulation system?

b) Reduce existing “Level of Service” on
public roadway(s)?

c) Create unsafe conditions on public
roadways (e.g., limited access, design
features, sight distance, slow vehicles)?

d) Provide for adequate emergency access?

OO 0O 0O

o0 oo
HiE E
XX X X

e) Conflict with an established measure of
effectiveness for the performance of the
circulation system considering all modes
of transportation (e.g. LOS, mass transit,
efc.)?

f) Conflict with an applicable congestion
management program?

[]
[]
[]
X

g) Conflict with adopted policies, plans, or
programs regarding public transit,
bicycle, or pedestrian facilities, or
otherwise decrease the performance or
safety of such facilities?

h) Resultin a change in air traffic patterns |:] [] ]
that may result in substantial safety risks?

i) Other: D D D

[]
]
X
[]

X

]

Setting. The County has established the acceptable Level of Service (LOS) on roads for this rural
area as “C" or better. The existing road network in the area, including the project's access street,
(Alisos Road) is operating at an acceptable level of service. Based on existing road speeds and
configuration (vertical and horizontal road curves), sight distance is considered acceptable.

Referrals were sent to County Public Works. No significant traffic-related concerns were identified.

Impact. The proposed project is estimated to generate about 48 trips per day, based on the Institute
of Traffic Engineer’s manual of 9.57trips/unit. This small amount of additional traffic will not result in a
significant change to the existing road service or traffic safety levels. The project does not conflict with
adopted policies, plans and programs on transportation.
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Mitigation/Conclusion. No significant traffic impacts were identified, and no mitigation measures
above what are already required by ordinance are necessary.

13. WASTEWATER Potentially = Impact can Insignificant Not
Significant & will be Impact Applicable
Will the project: mitigated
a) Violate waste discharge requirements [] [] 24 [ ]
or Central Coast Basin Plan criteria for
wastewater systems?

b) Change the quality of surface or ground
water (e.g., nitrogen-loading, day-
lighting)?

service provider?

d) Other:

[] [] X []
c) Adversely affect community wastewater D |:] EI [Z]
[] [] [] ]

Setting. Regulations and guidelines on proper wastewater system design and criteria are found
within the County's Plumbing Code (hereafter CPC; see Chapter 7 of the Building and Construction
Ordinance [Title 19)), the “Water Quality Control Plan, Central Coast Basin” (Regional Water Quality
Control Board [RWQCB] hereafter referred to as the “Basin Plan”), and the California Plumbing Code.
These regulations include specific requirements for both on-site and community wastewater systems.
These regulations are applied to all new wastewater systems.

For on-site septic systems, there are several key factors to consider for a system to operate
successfully, including the following:

v Sufficient land area (refer to County’s Land Use Ordinance or Plumbing Code) — depending on
water source, parcel size minimums will range from one acre to 2.5 acres;

v The soil's ability to percolate or “filter” effluent before reaching groundwater supplies (30 to
120 minutes per inch is ideal);

v The soil's depth (there needs to be adequate separation from bottom of leach line to bedrock
[at least 10 feet] or high groundwater [5 feet to 50 feet depending on percolation rates]);

v The soil's slope on which the system is placed (surface areas too steep creates potential for
daylighting of effluent);

v Potential for surface flooding (e.g., within 100-year flood hazard area);

v Distance from existing or proposed wells (between 100 and 250 feet depending on
circumstances); and

v Distance from creeks and water bodies (100-foot minimum).

To assure a successful system can meet existing regulation criteria, proper conditions are critical.
Above-ground conditions are typically straight-forward and most easily addressed. Below ground
criteria may require additional analysis or engineering when one or more factors exist:

v the ability of the soil to “filter” effluent is either too fast (percolation rate is faster or less than 30
minutes per inch and has “poor filtering” characteristics) or is too slow (slower or more than
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v

v

120 minutes per inch);

the topography on which a system is placed is steep enough to potentially allow “daylighting”
of effluent downslope; or

the separation between the bottom of the leach line to bedrock or high groundwater is
inadequate.

Based on Natural Resource Conservation Service (NRCS) Soil Survey map, the soil type(s) for the
project is provided in the listed in the previous Agricultural Resource section. The main limitation(s) of
this soil for wastewater effluent include:

--shallow depth to bedrock, which is an indication that there may not be sufficient soil depth to

provide adequate soil filtering of effluent before reaching bedrock. Once effluent reaches
bedrock, the chances increase for the effluent to infiltrate cracks that could lead directly to
groundwater source or surrounding wells without adequate filtering, or allow for daylighting of
effluent where bedrock is exposed to the earth’s surface. In this case, based on the
topography of parcel 1, the amount of area available for a wastewater system, and current
systems operating on parcel 2 on steeper terrain, it is expected that there will be sufficient
separation between leach line and bedrock to provide for adequate filtering of effluent, and no
special requirements (e.g., engineered system) are anticipated to be able to meet Basin
Plan/CPC requirements. Additional information relating to the shallow depth to bedrock
characteristic will be needed prior to issuance of a building permit: soil borings at leach line
location(s) showing that there is adequate distance to bedrock. If adequate distance cannot
be shown, a County-approved plan for an engineered wastewater system showing how the
basin plan criteria can be met will be required.

--slow percolation, where fluids will percolate too slowly through the soil for the natural processes to

effectively break down the effluent into harmless components. The Basin Plan identifies the
percolation rate should be greater than 30 and less than 120 minutes per inch.

- seepage in bottom layer, where effluent seeps quickly through (rather than be absorbed by) the

soil horizon(s) to a soil layer just above bedrock that is typically in a saturated condition. The
on-site system needs at least five feet between the bottom of the leach line to the saturated
soil (e.g. high groundwater) with possible treatment of the soil to insure effluent movement rate
through the soil meets basin plan requirements. Special engineering may be required to
provide this acceptable percolation rate.

Impacts/Mitigation. Based on the following project conditions or design features, wastewater
impacts are considered less than significant:

7

v

<\

8%

v

The project has sufficient land area per the County’s Land Use Ordinance to support an on-
site system;

The soil's percolation rate is between 30 to 120 minutes per inch;

There is adequate soil separation between the bottom of the leach line to bedrock or high
groundwater,

The soil's slope is less than 20%;
The leach lines will be outside of the 100-year flood hazard area;
There will be adequate distance between proposed leach lines and existing or proposed wells;

The leach lines will be at least 100 feet from creeks and water bodies.

Based on the above discussion and information provided, the site appears to be able to design an on-
site system that will meet CPC/Basin Plan requirements. Prior to building permit issuance and/or final
inspection of the wastewater system, the applicant will need to show to the county compliance with
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the County Plumbing Code/ Central Coast Basin Plan, including any above-discussed information
relating to potential constraints. Therefore, based on the project being able to comply with these
regulations, potential groundwater quality impacts are considered less than significant.

14. WATER & HYDROLOGY Potentially Impactcan  Insignificant Not
Significant & will be Impact Applicable
Will the project: mitigated
QUALITY D |:] E D

a) Violate any water quality standards?

b) Discharge into surface waters or [] X [] []
otherwise alter surface water quality

(e.g., turbidity, sediment, temperature,
dissolved oxygen, etc.)?

c) Change the quality of groundwater [] [] X []
(e.g., saltwater intrusion, nitrogen-
loading, etc.)?

d) Create or contribute runoff water which [] [] X []
would exceed the capacity of existing
or planned stormwater drainage
systems or provide additional sources
of polluted runoff?

e) Change rates of soil absorption, or
amount or direction of surface runoff?

[]
[]
X
[]

f) Change the drainage patterns where
substantial on- or off-site
sedimentation/ erosion or flooding may
occur?

[]
X
[]
[]

g) Involve activities within the 100-year
flood zone?

QUANTITY

h) Change the quantity or movement of
available surface or ground water?

[]

i) Adversely affect community water
service provider?

O B O
0 L
X
0 X

X [
0 X

j) Expose people to a risk of loss, injury
or death involving flooding (e.g., dam
failure,etc.), or inundation by seiche,
tsunami or mudflow?

k) Other: ] [] []

[]

Setting. The project proposes to obtain its water needs from an on-site well. The Environmental
Health Division has reviewed the project for water availability and has determined that there is
preliminary evidence that there will be sufficient water available to serve the proposed project. Based
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on available information, the proposed water source is not known to have any significant availability or
quality problems.

The topography of the project is gently sloping to moderately sloping. An unnamed "blue line
tributary" runs through the access easement to the site. This tributary is approximately 580 feet south
of the property line for proposed parcel 1. As described in the NRCS Soil Survey, the soil surface is
considered to have moderate erodibility.

Projects involving more than one acre of disturbance are subject to preparing a Storm Water Pollution
Prevention Plan (SWPPP) to minimize on-site sedimentation and erosion. When work is done in the
rainy season, the County's Land Use Ordinance requires that temporary erosion and sedimentation
measures to be installed.

DRAINAGE — The following relates to the project’s drainage aspects:
Within the 100-year Flood Hazard designation? No
Closest creek? Unnamed blue line tributary Distance? Courses through the access easement
Soil drainage characteristics: Very poorly drained

For areas where drainage is identified as a potential issue, the Land Use Ordinance (LUO Sec.
22.52.110 or CZLUO Sec. 23.05.042) includes a provision to prepare a drainage plan to minimize
potential drainage impacts. When required, this plan would need to address measures such as:
constructing on-site retention or detention basins, or installing surface water flow dissipaters. This
plan would also need to show that the increased surface runoff would have no more impacts than that
caused by historic flows.

SEDIMENTATION AND EROSION - Soil type, area of disturbance, and slopes are key aspects to
analyzing potential sedimentation and erosion issues. The project’s soil types and descriptions are
listed in the previous Agriculture section under “Setting”. As described in the NRCS Soil Survey, the
the project’s soil erodibility is as follows:

Soil erodibility: Moderate

A sedimentation and erosion control plan is required for all construction and grading projects (LUO
Sec. 22.52.120, CZLUO Sec. 23.05.036) to minimize these impacts. When required, the plan is
prepared by a civil engineer to address both temporary and long-term sedimentation and erosion
impacts. Projects involving more than one acre of disturbance are subject to the preparation of a
Storm Water Pollution Prevention Plan (SWPPP), which focuses on controlling storm water runoff.
The Regional Water Quality Control Board is the local extension who monitors this program.

Impact — Water Quality/Hydrology
With regards to project impacts on water quality the following conditions apply:

v The project will be subject to standard County requirements for drainage, sedimentation and
erosion control for construction and permanent use;

The project is not within a 100-year Flood Hazard designation;
The project is more than 100 feet from the closest creek or surface water body;

All disturbed areas will be permanently stabilized with impermeable surfaces and landscaping;

O

The project is subject to the County's Plumbing Code (Chapter 7 of the Building and
Construction Ordinance [Title 19]), and/or the “Water Quality Control Plan, Central Coast
Basin” for its wastewater requirements, where wastewater impacts to the groundwater basin
will be less than significant;

v All hazardous materials and/or wastes will be properly stored on-site, which include secondary
containment should spills or leaks occur,;
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Water Quantity

Based on the project description, as calculated on the County's water usage, the project's water
usage is estimated as follows:

Indoor: 0.70 acre feet/year (AFY)
Sources used for this estimate include one or more of the following references: County's Land Use Ordinance, 2000

Census data, Pacific Institute studies (2003), City of Santa Barbara Water Demand Factor & Conservation Study ‘User
Guide' (1989).
Based on available water information, there are no known constraints to prevent the project from
obtaining its water demands.

Mitigation/Conclusion. As specified above for water quality, existing regulations and/or required
plans will adequately address surface water quality impacts during construction and permanent use of
the project. No additional measures above what are required or proposed are needed to protect water
quality. Based on the proposed amount of water to be used and the water source, no significant
impacts from water use are anticipated.

To mitigate impacts associated with increased impervious areas, the project will incorporate LID
techniques including driveways and parking areas which use pervious paving materials. This
measure will help to mimic the pre-development hydrology of the site and minimize downstream
flooding impacts and peak flows. Roof runoff should also be directed to landscape areas (rain
gardens) and / or vegetated drainage swales and should not be allowed to cross surfaces that have
the potential to contain pollutants such as parking areas. Runoff shall be retained on site with a
retention basin or similar feature such as a french drain to allow stormwater to permeate into the
ground before it's released into the on-site drainage swale. Standard drainage and erosion control
measures will also be required for the proposed project and will provide sufficient measures to
adequately protect surface water quality.

15. LAND USE Inconsistent Potentially Consistent  Not
e = : Inconsistent Applicable
Will the project:
a) Be potentially inconsistent with land (] [] X (]

use, policy/regulation (e.g., general plan
[County Land Use Element and
Ordinance], local coastal plan, specific
plan, Clean Air Plan, etc.) adopted to
avoid or mitigate for environmental
effects?

b) Be potentially inconsistent with any [] [] ] X
habitat or community conservation
plan?

c) Be potentially inconsistent with []
adopted agency environmental plans or
policies with jurisdiction over the
project?

X
]

d) Be potentially incompatible with
surrounding land uses?

e) Other:

[]
[]
[]

X

L]
[]
]
]
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Setting/Impact. Surrounding uses are identified on Page 2 of the Initial Study. The proposed project
was reviewed for consistency with policy and/or regulatory documents relating to the environment and
appropriate land use (e.g., County Land Use Ordinance, Local Coastal Plan, etc.). Referrals were
sent to outside agencies to review for policy consistencies (e.g., CAL FIRE for Fire Code, APCD for
Clean Air Plan, etc.). The project was found to be consistent with these documents (refer also to
Exhibit A on reference documents used).

The project is not within or adjacent to a Habitat Conservation Plan area. The project is consistent or
compatible with the surrounding uses as summarized on page 2 of this Initial Study.

Mitigation/Conclusion. No inconsistencies were identified and therefore no additional measures
above what will already be required were determined necessary.

16. MANDATORY FINDINGS OF Pptep'tially Imp?ct can Insignificant Not‘
SIGNIFICANCE Significant i:;;la?;d Impact Applicable

Will the project:

a) Have the potential to degrade the quality of the environment, substantially
reduce the habitat of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to eliminate a plant or
animal community, reduce the number or restrict the range of a rare or
endangered plant or animal or eliminate important examples of the major

periods of California history or prehistory? D D |:|

b) Have impacts that are individually limited, but cumulatively considerable?
(“Cumulatively considerable" means that the incremental effects of a project
are considerable when viewed in connection with the effects of past projects,
the effects of other current projects, and the effects of

probable future projects) D E] [:! |:|

¢)  Have environmental effects which will cause substantial adverse effects on
human beings, either directly or indirectly? [:J |:| E] D

For further information on CEQA or the county's environmental review process, please visit the
County's web site at “www.sloplanning.org” under “Environmental Information”, or the California
Environmental Resources Evaluation System at: http://www.ceres.ca.gov/topic/env_law/ceqa/guidelines
for information about the California Environmental Quality Act.
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Exhibit A - Initial Study References and Agency Contacts

The County Planning or Environmental Divisions have contacted various agencies for their comments
on the proposed project. With respect to the subject application, the following have been contacted
(marked with an [X]) and when a response was made, it is either attached or in the application file:

Contacted

Agency

LXK X

County Public Works Department

County Environmental Health Division
County Agricultural Commissioner's Office

County Airport Manager
Airport Land Use Commission
Air Pollution Control District
County Sheriff's Department

Regional Water Quality Control Board

CA Coastal Commission

CA Department of Fish and Game

CA Department of Forestry (Cal Fire)

CA Department of Transportation
Community Service District

Other Parks Division

Other

Response
Attached

Attached

Not Applicable
Not Applicable
Not Applicable
None

Not Applicable
Not Applicable
Not Applicable
Not Applicable
Attached

Not Applicable
Not Applicable
In File

Not Applicable

** “No comment” or “No concerns’-type responses are usually not attached

The following checked (“[<]") reference materials have been used in the environmental review for the
proposed project and are hereby incorporated by reference into the Initial Study. The following
information is available at the County Planning and Building Department.

X

Project File for the Subject Application

County documents

XOXXC

X

XXX

Airport Land Use Plans

Annual Resource Summary Report
Building and Construction Ordinance
Coastal Policies

Framework for Planning (Coastal &
Inland)

General Plan (Inland & Coastal), including
all maps & elements; more pertinent
elements considered include:

(X Agriculture & Open Space Element
Energy Element

X Environment Plan (Conservation,
Historic and Esthetic Elements)

[ Housing Element

XINoise Element

X]Parks & Recreation Element
X]Safety Element

Land Use Ordinance

Real Property Division Ordinance
Trails Plan

Solid Waste Management Plan

County of San Luis Obispo, Initial Study

L

Area Plan
and Update EIR
Circulation Study

Other documents

MXK MXXX X XXX

O X

Archaeological Resources Map

Area of Critical Concerns Map

Areas of Special Biological Importance
Map

California Natural Species Diversity
Database

Clean Air Plan

Fire Hazard Severity Map

Flood Hazard Maps

Natural Resources Conservation Service
Soil Survey for SLO County

Regional Transportation Plan

Uniform Fire Code

Water Quality Control Plan (Central Coast
Basin — Region 3)

GIS mapping layers (e.g., habitat,
streams, contours, etc.)

Other
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In addition, the following project specific information and/or reference materials have been considered
as a part of the Initial Study:

Biological Study, Mike McGovern, May/June 2012
Cultural Resources Survey and Impact Assessment, Singer and Associates, May 2012
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Exhibit B - Mitigation Summary Table

Aesthetics

V-1.

V-2.

At the time of application for construction permits for proposed parcel 2, the applicant
shall show all new development below (to the south of) the existing 520-foot contour line.

At the time of application for construction permits, the applicant shall provide details on
any proposed exterior lighting, if applicable. The details shall include the height, location, and
intensity of all exterior lighting. All lighting fixtures shall be shielded so that neither the lamp or
the related reflector interior surface is visible from adjacent properties. Light hoods shall be
dark colored.

Air Quality

AQ-1.

AQ-2.

AQ-3.

During construction/ground disturbing activities, the applicant shall implement the
following particulate (dust) control measures. These measures shall be shown on the grading
and building plans. In addition, the contractor or builder shall designate a person or persons
to monitor the dust control program and to order increased watering, as necessary, to prevent
transport of dust off site. Their duties shall include holiday and weekend periods when work
may not be in progress. The name and telephone number of such persons shall be provided
to the APCD prior to commencement of construction.

a. Reducing the amount of disturbed area when possible.

b. Using water trucks and sprinkler systems to prevent dust from leaving the site.
C. Dirt stockpiles sprayed daily and as needed.
d.

Driveways and sidewalks paved as soon as possible.

Prior to any site disturbance, the applicant shall have a geologic evaluation completed to
determine if naturally occurring asbestos (NOA) is present within the area of disturbance. If
NOA is not present, an exemption request shall be filed with the APCD. If NOA is present, the
applicant shall comply with all requirements of the Air Toxics Control Measure.

Prior to issuance of construction permits, plans shall show only APCD approved wood
burning devices.

AQ-4.No developmental burning of vegetative material is allowed.

Biological Resources

BR-1.

Prior to issuance of subdivision improvement plans and construction permits, the
applicant shall clearly show on the project plans the type, size, and location of all trees to be
removed as part of the project and all remaining trees within 50 feet of construction activities
(including grading). The project plans shall also show the type and location of tree protection
measures to be employed. All trees to remain on-site that are within fifty feet of construction
or grading activities shall be marked for protection (e.g., with flagging) and their root zone
protected with orange construction fencing prior to any grading. Grading, utility trenching,
compaction of soil, or placement of fill shall be avoided within these fenced areas. Care shall
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BR-2.

BR-3.

be taken to avoid surface roots within the top 18 inches of soil. If any roots must be removed
or exposed, they shall be cleanly cut and not left exposed above the ground surface.

Prior to final inspection of construction permits, the applicant shall replace all impacted
trees at a two-to-one ratio. Replanting shall be completed as soon as it is feasible while
avoiding the summer months (e.g. irrigation water is available, grading done in replant area).
Replanting may not occur in the open space area. Replant areas shall be either in native
topsoil or areas where native topsoil has been reapplied. If the latter, topsoil shall be carefully
removed and stockpiled for spreading over graded areas to be replanted (set aside enough for
6-12" layer). Replacement oak trees shall be from one-gallon container sizes. All newly
planted oak trees shall be maintained until successfully established and living. This shall
include caging from animals (e.g., deer and rodents), periodic weeding and adequate watering
(e.g., drip-irrigation system). If possible, planting during the warmest, driest months (June
through September) shall be avoided. In addition, standard planting procedures (e.g., planting
tablets, initial deep watering) shall be used.

At the time of application for subdivision improvement plans and/or construction
permits, if possible, to avoid potential impacts to nesting birds, tree removal associated with
project activities shall be limited outside the bird nesting season, which is February 15th to
September 15th. However, if tree removal is required during the bird nesting season, a survey
for nesting birds shall be conducted within two weeks prior to ground disturbing activities by a
qualified biologist, retained by the applicant, in and adjacent to the project area. If nesting
birds are found to be located within or adjacent to the project area, an appropriate buffer area
shall be established by a qualified biologist to ensure protection of the nesting birds. The
biologist shall determine the appropriate buffer distance based on the bird species,
topography, vegetation, and type of disturbance and in consultation with CDFG and/or
USFWS. At a minimum, the buffer area shall be delineated with brightly colored construction
fencing. No construction, grading, or equipment staging activities shall occur within the buffer
area, which shall remain in place until the biologist has determined that the young have
fledged from the nest.

Geology and Soils

GS-1.

GS-2.

Prior to issuance of construction permits, the applicant shall submit a drainage plan per
County Land Use Ordinance, Sec. 22.52.110 that will be incorporated into the development to
minimize potential drainage impacts. This drainage plan will need to include adequate
measures, such as constructing onsite retention and detention basins, or installing surface
water flow dissipaters. The drainage plan for the increased runoff from new construction will
need to show that there will not be any increase in surface runoff beyond that of historic flows.

Prior to issuance of construction permits, the applicant shall submit a sedimentation and
erosion control plan per County Land Use Ordinance (Inland), Sec. 22.52.120) and
incorporate the measures into the project to minimize sedimentation and erosion. The plan
will need to be prepared by a registered civil engineer and address the following to minimize
temporary and long-term sedimentation and erosion: slope surface stabilization, erosion and
sedimentation control devices and final erosion control measures.

a. Slope surface stabilization: Temporary mulching, seeding or other suitable
stabilization measures approved by the County Engineer shall be used to
protect all exposed erodible areas. Earth interceptors and diversions shall be
installed at the top of cut or fill slopes where there is a potential for erosive
surface runoff.
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Erosion and sedimentation control devices: In order to prevent sedimentation
discharges, erosion and sediment control devices shall be installed as
necessary for all grading and filing. Control devices and measures may
include, but are not limited to, energy absorbing structures or devices to reduce
the velocity of runoff water, and revegetation with a rapid growing native seed
mix.

Final erosion control measures: During the period from October 15 through
April 15, all surfaces disturbed by vegetation removal, grading, or other
construction activity are to be revegetated to control erosion.

Control of off-site effects: All grading activities shall be conducted to prevent
damaging effects of erosion, sediment production and dust on the site and on
adjoining properties.

At the time of application for grading and/or construction permits, driveways that are less
than 12% slope shall be constructed using permeable paving materials and shall be designed
to drain to vegetated depressions, rain gardens, or open areas to allow for stormwater
infiltration.

At the time of application for grading and/or construction permits, roof runoff should be
directed to landscape areas (rain gardens) and / or vegetated drainage swales and shall not
be directed to impervious surfaces that have the potential to contain pollutants.

At the time of application for grading and/or construction permits, vegetated drainage
swales shall be constructed along the access driveway and discharge to an approved location
in @ non-erosive manor.
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DEVELOPER’S STATEMENT FOR THE
BROWN PARCEL MAP (PARCEL MAP CO 11-0112); SUB2011-00030

The applicant agrees to incorporate the following measures into the project. These measures
become a part to the project description and therefore become a part of the record of action upon
which the environmental determination is based. All construction/grading activity must occur in
strict compliance with the following mitigation measures. These measures shall be perpetual and
run with the land. These measures are binding on all successors in interest of the subject
property.

Note: The items contained in the boxes labeled “Monitoring” describe the County
procedures to be used to ensure compliance with the mitigation measures.

Aesthetics

V-1. At the time of application for construction permits for proposed parcel 2, the
applicant shall show all new development below (to the south of) the existing 520-foot
contour line.

Monitoring: The Planning and Building Depariment shall verify compliance.

V-2. At the time of application for construction permits, the applicant shall provide details
on any proposed exterior lighting, if applicable. The details shall include the height,
location, and intensity of all exterior lighting. All lighting fixtures shall be shielded so that
neither the lamp or the related reflector interior surface is visible from adjacent
properties. Light hoods shall be dark colored.

Monitoring: The Planning and Building Department shall verify compliance.

Air Quality

AQ-1 During construction/ground disturbing activitles, the applicant shall implement the
following particulate (dust) control measures. These measures shall be shown on the
grading and building plans. In addition, the contractor or builder shall designate a
person or persons to monitor the dust control program and to order increased watsring,
as necessary, to prevent transport of dust off site. Their duties shall include holiday and
weekend periods when work may not be in progress. The name and telephone number
of such persons shall be provided to the APCD prior to commencement of construction.

a, Reducing the amount of disturbed area when possible.
b. Using water trucks and sprinkler systems to prevent dust from leaving the
site.

e Dirt stockpiles sprayed daily and as needed.

B2/085
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d. Driveways and sidewalks paved as soon as possible.

Monitoring: The Planning and Building Department, in consultation with the Air
Pollution Control District (APCD), shall verify compliance.

AQ-2. Prlor to any site disturbance, the applicant shall have a geologic evaluation completed
to determine if naturally occurring asbestos (NOA) is present within the area of
disturbance. If NOA is not present, an exsmption request shall be filed with the APCD.

If NOA is present, the applicant shall comply with all requirements of the Air Toxics
Control Measure.

Monitoring: The Planning and Building Department, in consultation with the Air
Pollution Contral District (APCD), shall verify compliance.

AQ-3. Prior to Issuance of constructlon permits, plans shall show only APCD approved
wood burning devices.

Monitoring: The Planning and Building Department, in consultation with the Air
Pollution Control District (APCD), shall verify compliance.

AQ-4. No developmental burning of vegetative material Is allowed.

Monitoring: The Planning and Building Depariment, in consultation with the Air
Pollution Control District (APCD), shall verify compliance.

Biological Resources

BR-1. Prior to Issuance of subdivision improvement plans and construction permits, the
applicant shall clearly show on the project plans the type, size, and location of all trees to
be removed as part of the project and all remaining trees within 50 feet of construction
activities (including grading). The project plans shall also show the type and location of
tree protection measures to be employed. All trees to remaln on-site that are within fifty
feet of construction or grading activities shall be marked for protection (e.g., with
flagging) and their root zone protected with orange construction fencing prior to any
grading. Grading, utility trenching, compaction of soil, or placement of fill shall be
avoided within these fenced areas. Care shall be taken to avoid surface roots within the
top 18 inches of soil. If any roots must be removed or exposed, they shall be cleanly cut
and not left exposed above the ground surface.

Monitoring: The Planning and Building Department shall verify compliance.

BR-2. Prlor to final inspection of construction permits, the applicant shall replace all
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impacted trees at a two-to-one ratio. Replanting shall be completed as soon as it is
feasible while avoiding the summer months (e.g. irrigation water is available, grading
done in replant area). Replanting may not occur in the open space area. Replant areas
shall be either in native topsoil or areas where native topsoil has been reapplied. If the
latter, topsoil shall be carefully removed and stackpiled for spreading over graded areas
to be replanted (sel aside enough for 6-12" layer). Replacement oak trees shall be from
one-gallon container sizes. All newly planted oak trees shall be maintained until
successfully established and living. This shall include caging from animals (e.g., deser
and rodents), periadic weeding and adequate watering (e.g., drip-irrigation system). If
possible, planting during the warmest, driest months (June through September) shall be

avoided. In addition, standard planting procedures (e.g., planting tablsts, initial deep
watering) shall be used.

Monitoring: The Planning and Building Department shall verify compliance.

BR-3. At the time of applicatlon for suhdivision Improvement plans and/or construction
permits, if possible, to avoid potential impacts to nesting birds, tree removal associated
with project activities shall be limited outside the bird nesting season, which is February
15th to September 15th. However, if tree removal is required during the bird nesting
season, a survey for nesting birds shall be conducted within two weeks prior to ground
disturbing activities by a qualified biologist, retained by the applicant, in and adjacent ta
the project area. If nesting birds are found to be located within or adjacent to the project
area, an appropriate buffer area shall be established by a qualified biologist to ensure
protection of the nesting birds. The biologist shall determine the appropriate buffer
distance based on the bird speciss, topography, vegetation, and type of disturbance and
in consultation with CDFG and/or USFWS. At a minimum, the buffer area shall be
delineated with brightly colored construction fencing. No construction, grading, or
equipment staging activities shall occur within the buffer area, which shall remain in
place until the biclogist has datermined that the young have fledged from the nest.

Monitoring: The Planning and Building Department shall verify compliance.

Geology and Soils

GS-1 Prior to issuance of construction permits, the applicant shall submit a drainage plan
per County Land Use Ordinance, Sec. 22.52.110 that will be incorporated into the
development to minimize potential drainage impacts. This drainage plan will need to
include adequate measures, such as constructing onsite retention and detention basins,
or installing surface water flow dissipaters. The drainage plan for the increased runoff
from new construction will need to show that there will not be any increase in surface
runoff beyond that of historic flows.

Monitoring: The Planning and Building Department, in consultation with the
Public Works Department, shall verify required elements on the
additional map sheet and implementation prior to construction.

td
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Prior to issuance of construction permits, the applicant shall submit a sedimentation
and erosion control plan per County Land Use Ordinance (Inland), Sec. 22.52.120) and
incorporate the measures into the project to minimize sedimentation and erosion. The
plan will need to be prepared by a registered civil engineer and address the following to
minimize temporary and long-term sedimentation and erosion: slope surface

stabilization, erosion and sedimentation contral devices and final erosion control
measures.

a. Slope surface stabilization: Temporary mulching, seeding or other
suitable stabilization measures approved by the County Engineer shall be
used to protect all exposed erodible areas. Earth interceptors and
diversions shall be installed at the top of cut or fill slopes where there is a
potential for erosive surface runoff.

b. Erosion and sedimentation control devices: [n order to prevent
sedimentation discharges, erosion and sediment control devices shall be

installed as necessary for all grading and filling. Control devices and
measures may

include, but are not limited to, energy absorbing structures or devices to
reduce the velocity of runoff water, and revegetation with a rapid growing
native seed mix.

c. Final erosion control measures: During the period from October 15
through April 15, all surfaces disturbed by vegetation removal, grading, or
other construction activity are 1o be revegetated to control erosion.

d. Contral of off-site effects: All grading activities shall be conducted to
prevent damaging effects of erosion, sediment production and dust on the
site and on adjoining properties.

Monitoring:  The Planning and Building Department, in consultation with the
Public Works Department, shall verify required elements on the
additional map sheset and implementation prior to construction.

PAGE

At the time of application for grading and/or construction permits, driveways that
are less than 12% slope shall be constructed using permeable paving materials and
shall be designed to drain to vegetated depressions, rain gardens, or open areas to
allow for stormwater infiltration.

Monitoring:  The Planning and Building Department shall verify conservation
measures on construction plans, and implementation in the field.

At the time of application for grading and/or construction permits, roof runoff
should be directed to landscape areas (rain gardens) and / or vegetated drainage swales
and shall not be directed to impervious surfaces that have the potential to contain
pollutants.
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Monitoring:  The Planning and Building Department shall verify conservation
measures on construction plans, and implementation in the fiald.

W-3 At the time of application for grading and/or construction permits, vegetated
drainage swales shall be constructed along the access driveway and discharge fo an
approved location in a non-erosive manor.

Monitoring:  The Planning and Building Department shall verify conservation
measures on construction plans, and implementation in the fisld.

The applicant understands that any changes made to the project subsequent to this
environmental determination must be reviewed by the Environmental Coordinator and may
require a new environmental determination for the project. By signing this agreement, the

owner(s) agrees to and accepts the incorporation of the above measures into the proposed
project description.

820/,

Signau;‘; of Owner(s) Date

Nichutty oo

Name(Print)

L¥,



SAN LUIS OBISPO COUNTY
DEPARTMENT OF PUBLIC WORKS

Paavo Ogren, Director

County Government Center, Room 207 + San Luis Obispo CA 93408 » (805) 781-5252
S OGS Fax (805) 781-1229 email address: pwd@co.slo.ca.us

—

MEMORANDUM

Date: March 2, 2012

To: Stephanie Fuhs, South County Team Planner
From:  Glenn Marshall, Development Services Engineer

Subject: Public Works Project Referral for CO 11-0112 (SUB2011-00030) — Brown. Parcel Map
for 2 residential parcels. Alisos Rd, Arroyo Grande APN 047-031-023

Thank you for the opportunity to provide information on the proposed subject project. It has been
reviewed by several divisions of Public Works, and this represents our consolidated response.

Public Works Comments:

1. At the time the project referral was received by Public Works on February 24, 2012 the
application acceptance date had not been established. The attached recommended
conditions of approval are subject to change based on Ordinances and Policies in affect
at the date of application acceptance.

2. Recommend the following finding [per 21.050.045 (a-c)] be incorporated into Findings to
ensure public improvements are constructed prior to recordation (or bonded for):

“In the interest of the public health and safety, and as a necessary pre-requisite to the
orderly development of the surrounding area, the construction of any road
improvements shall occur prior to recordation of the parcel map or, if bonded for, within
the time frame approved in the Subdivision Agreement and prior to issuance of a permit
or other grant of approval for development on a parcel.”

3. The project is located within Rural Land zoning is not a Cluster Subdivision. In
accordance with Resolution 2008-0152 (supersedes Resolution 91-367) no frontage
improvements along Alisos Road (#2029) are required.

4. The main access road is subject to inundation during the 100-year event per Flood
Insurance Rate Map (FIRM) #06079C1370F. Public Works recommends that the
applicant meet with Cal Fire to discuss site access restrictions and potential mitigations
in the event of flooding.
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Recommended Public Works Conditions of Approval

Access and Improvements:

1. Road and/or streets to be constructed to the following standards, unless design
exceptions are approved by the Public Works Department in accordance with Section
1.2 of the Public Improvement Standards:

a. A private access road serving Parcels 1 and 2 shall be constructed to Cal Fire
Standards within a minimum 20-foot private access and utility easement with
additional easement width as necessary to contain all elements of the roadway
prism. The access road shall terminate in a Cal Fire standard cul-de-sac or other
approved terminus.

b. All roadway grading shall be done in accordance with Appendix Chapter 33 of

the 1997 Uniform Building Code. All lot lines shall be considered as Site Area
Boundaries with slopes setback accordingly.

Offers, Easements and Restrictions:

2. The applicant shall offer for dedication the following right-of-way easements by
certificate on the map or by separate document:

a. For future Alisos Road cul-de-sac improvements, the project’'s portion of a 60-
foot radius road easement.

b. A minimum 20-foot wide shared private access and utility easement in favor of
Parcel 2 with additional width as required to include all elements of the roadway
prism and to accommodate the cul-de-sac or other Cal Fire approved road
terminus.

c. If drainage basins are required then the basin areas shall be indicated as a
building restriction on the map.

Improvement Plans:

3. Improvement plans shall be prepared in accordance with County Public Improvement
Standards by a Registered Civil Engineer and submitted to the Department of Public
Works and the county Health Department for approval. The plan is to include, as
applicable:

a. Street plan and profile.
b. Drainage ditches, culverts, and other structures (if drainage calculations require).
c. Water plan to be approved jointly with County Environmental Health.

d. Sewer plan to be approved jointly with County Environmental Health.

e. Grading and erosion control plan for subdivision related improvement locations.
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f. Public utility plan, showing all existing utilities and installation of all new utilities to
serve each lot.

g. Tree removal/retention plan for trees to be removed and retained associated with
the required improvement for the land division to be approved jointly with the
Department of Planning and Building.

4. The applicant shall enter into an agreement with the county for the cost of checking the
map, the improvement plans if any, and the cost of inspection of any such
improvements by the county or its designated representative. The applicant shall also
provide the county with an Engineer of Work Agreement retaining a Registered Civil
Engineer to furnish construction phase services, Record Drawings and to certify the
final product to the Department of Public Works.

5. The Registered Civil Engineer, upon completion of the improvements, shall certify to the
Department of Public Works that the improvements are made in accordance with all
conditions of approval, including any related land use permit conditions and the
approved improvement plans. All public improvements shall be completed prior to
occupancy of any new structure.

6. If environmental permits from the Army Corps of Engineers or the California Department
of Fish and Game are required for any public improvements that are to be maintained
by the County, the applicant or his engineer, prior to the approval of the plans by the
Department of Public Works shall:

a. Submit a copy of all such permits to the Department of Public Works OR

b. Document that the regulatory agencies have determined that said permit is not
required.

Drainage:

7. Submit complete drainage calculations to the Department of Public Works for review
and approval. If calculations so indicate, drainage must be retained or detained in a
shallow drainage basin on the property [21.03.010(e)(2)]. The design of a basin is to be
approved by the Department of Public Works, in accordance with county standards.
The basin/s is/are to be maintained in perpetuity.

8. Portions of the site (access driveway) are located within a FEMA Flood Hazard Zone A
designation as shown on FIRM Map Number 06079C1370F. Submit complete drainage
calculations and an exhibit showing the 100-year flood depth over the site access road
to the Department of Public Works for review and approval in accordance with County
Code, Section 22.14.060.

9. The project shall comply with the requirements of the National Pollutant Discharge
Elimination System Phase | and / or Phase Il storm water program and the County’s
Storm Water Pollution Control and Discharge Ordinance, Title 8, Section 8.68 et sec.
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Utilities:

10. All new electric power, telephone and cable television services shall be completed to
each new parcel and ready for service. Applicant responsibilities for electric service and
distribution line extensions (facilities and equipment) are detailed in PG&E Electric Rule
No.15 and Rule No.16, respectively.

11. Prior to final map recordation, electric, telephone, and cable television services shall be
completed, and shall meet the utilities’ installation requirements, unless (in-lieu)
financial arrangements with the utility for the installation of these systems have been

made.

12.New gas distribution mains shall be installed along the entire project frontage(s) and
gas service laterals shall be stubbed to each new parcel unless otherwise directed by

the gas purveyor.

Additional Map Sheet:

13. The applicant shall prepare an additional map sheet to be approved by the county
Department of Planning and Building and the Department of Public Works. The
additional map sheet shall be recorded with the final parcel or tract map. The additional
map sheet shall include the following:

a.

If improvements are bonded for, all public improvements (roads, drainage, and
utilities) shall be completed prior to occupancy of any new structure.

If a fenced drainage basin is required, that the owner(s) of Lots 1 & 2 are
responsible for on-going maintenance of drainage basin fencing, in perpetuity.

If a drainage basin is required, that the owner(s) of Lots 1 & 2 are responsible for
on-going maintenance of drainage basin and adjacent landscaping in a viable
condition on a continuing basis into perpetuity. The basin(s) area shall be
indicated as a building restriction.

The limits of inundation from a 100 year storm over the main access driveway
from shall be shown on the additional map sheet and note the required building
restriction on the sheet. All building permit submittals shall show compliance with
County Code 22.14.060, Flood Hazard.

Notification to prospective buyers that all private access roads within the
subdivision are to be privately maintained, indicating the proposed maintenance
mechanism.

A drainage plan and a sedimentation and erosion control plan will be required
with the submittal of application for development on any parcel within the subdivision.

In accordance with Land Use Ordinance, Section 22.10.155, the proposed project is
considered a Priority Project:

i. At the time of application for construction permits, the applicant shall submit a
Stormwater management plan together with a draft “Standard Private Stormwater
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Conveyance Management and Maintenance System Agreement” for review and
approval by the County.

ii. Prior to issuance of construction permits, the applicant shall record with the
County Clerk a “Standard Private Stormwater Conveyance Management and
Maintenance System Agreement” to document on-going and permanent storm
drainage control, management, treatment, disposal and reporting.

Covenants, Conditions and Restrictions:

14. The developer shall submit proposed covenants, conditions, and restrictions for the
subdivision to the county Department of Planning and Building for review and approval,
and shall establish a Property Owners' Association or other organized and perpetual
mechanism to ensure adequate private maintenance, acceptable to the Department of
Planning & Building, and in conformance with the requirements of the State Department
of Real Estate. The CC&R's shall provide at a minimum the following provisions:

a.

If a fenced drainage basin is required, on-going maintenance of drainage basin
fencing, in perpetuity.

If a drainage basin is required, on-going maintenance of drainage basin and
adjacent landscaping in a viable condition on a continuing basis into perpetuity.

Maintenance of all streets/roads within the subdivision in perpetuity.

Operation and maintenance of public road frontage landscaping and other
permitted amenities in a viable condition and on a continuing basis into
perpetuity, or until specifically accepted for maintenance by a public agency.

The limits of inundation from a 100 year storm over the main access driveway
shall be shown on an exhibit attached to the CC&R’s and note the required
building restriction in the CC&R's.

Notification to prospective buyers that an additional map sheet was recorded with
the final parcel or tract map. The restrictions, conditions and standards set forth
in the additional map sheet apply to future development. It is the responsibility of
the prospective buyers to read the information contained on the additional map
sheet.

The developer shall form a property owners' association for the area within the

subdivision, so as to administer the CC&Rs as noted above, and it shall conform
to the requirements of the State Department of Real Estate.
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Miscellaneous:

15. This subdivision is also subject to the standard conditions of approval for all
subdivisions using individual wells and septic tanks a copy of which is attached hereto
and incorporated by reference herein as though set forth in full.

16.All timeframes on approved tentative maps for filing of final parcel or tract maps are
measured from the date the Review Authority approves the tentative map, not from any
date of possible reconsideration action.

17.The applicant shall apply to the Department of Planning and Building for approval of
new street names prior to the filing of the final parcel or tract map. Approved street
names shall be shown on the final parcel or tract map.

\\Svr2900fs\divisions\Development\_DEVSERV Referrals\Land Divisions\Parcel Maps\CO 11-0112 Brown, Alisos, AG\Application\CO 11-0112
Brown, Alisos, AG.doc
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SAN LUIS OBISPO COUNTY HEALTH AGENCY

SUB 2D | -~ QDOBED Public Health Departinent

2191 Johnson Avenue

San Luis Obispo, California 93401
[ E l 805-781-5500 = FAX 805-781-5543

Jeff Hamm

Health Agency Director

_ Penny Borenstein, M.D., M.P.H.
April 19, 2011 Health Officer

William R. Dyer

153 North 8" Street, Suite B
P.O. box 432

Grover Beach, CA 93483-0432

ATTN: WILLIAM R. DYER
RE: TENTATIVE PARCEL MAP CO 11-0112, 3725 ALISOS ROAD, AG
BROWN

Water Supply

This office is in receipt of satisfactory preliminary evidence of water. Please be advised that
additional water well documentation will be required for each lot prior to approving the map for
recordation. Adequate documentation will include, the well completion report, current well capacity
(pump test) and current water quality testing (‘current” is information not more than 5 years old).
Please contact this office for details regarding required testing before initiating work. Any proposal to
share a domestic water well would require consultation with Division staff prior to hearing.

Wastewater Disposal

Individual wastewater disposal systems are considered an acceptable method of disposal, provided
County and State installation requirements can be met. This office is responsible for certifying that
field investigations show that ground slopes and soil conditions will allow for satisfactory disposal by
on-site septic systems. Be advised that all septic system leach fields (and expansion areas) shall be
installed at a minimum of 100 feet away from any domestic water wells or watercourse, 200 feet away
from reservoir, shall be located in areas free from bedrock, and shall not be placed on natural slopes
that exceed 30%. Should a wastewater disposal system be installed in an area with greater than 20%
slope it must be designed and the installation certified by a registered civil engineer. The exhibit
provided for preliminary approval reveals that proposed parcel 2 has existing development. Please
provide information on any septic system(s) located on this parcel and documentation of any
maintenance or problems that have occurred prior to hearing.

CO 11-0112 is approved for Environmental Health subdivision map processing.
LESLIE A. TERRY, R.EH.S.

Environmental Health Specialist
Land Use Section

G South County Team, County Planning
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DEPARTMENT OF PLANNING AND BUILDING

THIS IS A NEW PROJECT REFERRAL

ECLIV
DATE:&ZQ‘]QO']Z o E

o (ud Fice. FEB 2 3 202

BY:

FROM: Stephanie Fuhs, South County Team

PROJECT DESCRIPTION:  SUB2011-00030 CO 11-0112 BROWN- Parcel map resulting in one
200 parcel being subdivided into 2 parcels of 80 and 120 acres. Site located off Alisos Road in Arroyo
Grande. APN: 047-031-023 and 024.

Return this letter with your comments attached no later than: 14 days from receipt of this referral.
CACs please respond within 60 days. Thank you.

PART 1-1S THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW?
U YES (Please go on to PART Il.)
a NO (Call me ASAP to discuss what else you need. We have only 10 days in which
we must obtain comments from outside agencies.)

PART Il - ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR IMPACTS IN YOUR AREA OF

REVIEW? -
QO YES (Please describe impacts, along with recommended mitigation measures to
reduce the impacts to less-than-significant levels, and attach to this letter)
a NO (Please go on to PART Ill)

PART 1lI=INDICATE YOUR RECOMMENDATION FOR FINAL ACTION.

Please attach any conditions of approval you recommend to be incorporated into the project's
approval, or state reasons for recommending denial.

IF YOU HAVE "NO COMMENT," PLEASE SO INDICATE, OR CALL.

Date Name Phone
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COUNTY GOVERNMENT CENTER o SAN LUIS OBISPO s CALIFORNIA 93408 (805)781-5600

EMAIL: planning @co.slo.ca.us ¢ FAX: (805) 781-1242e  WEBSITE: http://www.sloblannina ara



635 N. Santa Rosa * San Luis Obispo, CA 93405
Phone: 805-543-4244 * Fax: 805-543-4248
www.calfireslo.org

April 3, 2012

County of San Luis Obispo
Department of Planning and Building
County Government Center

San Luis Obispo, CA 93408

Subject: Parcel Map Project # SUB2011-00030 CO 11-0112 Brown

Dear Stephanie Fuhs, Michelle Brown

| have reviewed the referral for the parcel map plans for the proposed parcel subdivision project located at
3725 Alisos Road, Arroyo Grande, CA. This project is located approximately 15 minutes from the closest CAL
FIRE/San Luis Obispo County Fire Station. The project is located in a “High” fire hazard severity area in State
Responsibility Area for wildland fires. This project is required to comply with all fire safety rules and regulations
including the California Fire Code, the Public Resources Code and any standards referenced therein.

The following conditions shall apply to this project:

Access Road
An access road must be constructed to CAL FIRE/County Fire standards when it serves more than one parcel;
access to any industrial or commercial occupancy, or vehicular access to a single parcel with more than two
buildings or four or more dwelling units.
e The maximum length of a dead end road, including all dead-end roads accessed from that dead-
end road, shall not exceed the following cumulative lengths, regardless of the number of parcels

served:
o Parcels less than 1 acres 800 feet
o Parcels 1 acre to 4.99 acres 1320 feet
o Parcels 5 acres to 19.99 acres 2640 feet
o Parcels 20 acres or larger 5280 feet

The road must be 20 feet in width and an all weather surface.

If the road exceeds 12% it must have a non-skid paved surface.

Roads may not exceed 16% without special mitigation and shall not exceed 20%.
All roads must be able to support a 20 ton fire engine.

Road must be named and addressed including existing buildings.

A turnaround must be provided if the road exceeds 150 feet.

Vertical clearance of 13'6” is required.



Drivewa
A drivewgy is permitted when it serves no more than two buildings, with no more than 3 dwelling units or a
single parcel, and any number of accessory buildings.
Driveway standards required:
e Driveway width for high and very high fire severity zones:
o 0-49 feet, 10 feet is required
o 50-199 feet, 12 feet is required
o Greater than 200 feet, 16 feet is required
e Turnarounds must be provided if driveway exceeds 300 feet.
The driveway must be an all weather surface.
If the driveway exceeds 12% it must have a non-skid paved surface.
Roads may not exceed 16% without special mitigation and shall not exceed 20%.
All access driveways must be able to support a 20 ton fire engine.
Vertical clearance of 13'6" is required.

Water Supply

The checked water supply is required:
[1This project will require a community water system which meets the minimum requirements of the
Appendix [IIA and IlIB of the California Fire Code.

A water storage tank with a capacity determined by a factor of the cubic footage of the structure will be
required to serve each existing and proposed structure. A residential fire connection must be located within
50 to 150 feet of the buildings.

Building Set Back
All parcels over 1 acre in size requires a 30 foot set back.

Fuel Modification
¢ Vegetation must be cleared 10 feet on each side of the driveways and access road.
¢ Maintain around all structures a 30 feet firebreak. An additional 70 feet of fuel reduction is required.
This will provide a total of 100 feet of defensible space. This does not include fire resistive landscaping.
¢ Remove any part of a tree that is within 10 feet of a chimney.
¢ Maintain any tree adjacent to or overhanging any building free of deadwood.
¢ Maintain the roof of any structure free of leaves, needles or other flammable material.

] The project application reviewed does not meet the above conditions. The applicant must modify the
application plan and resubmit to CAL FIRE/San Luis Obispo County Fire for another review.

The project application as prepared appears to meet the conditions above. Any changes to the project
should be resubmitted for review. Additional conditions may be added to the project in the future.

Final Inspection

This project shall require a final inspection by CAL FIRE/San Luis Obispo County Fire to ensure conditions are
met. When the conditions have been met contact fire prevention at 543-4244 ext. 3429 and ask for a final
inspection.

Battalion Chief

cC:
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—___ SAN LUIS OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING

New lot line

—/ Parcel 2
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Tentative Parcel Map
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Brown Parcel Map
SUB2011-00030 CO 11-0112
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